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RECOMMENDATION

It is recommended that the Agency Board adopt a resolution approving the Relocation Plan for the
proposed retail development to be located at A Street and Mission Boulevard.

BACKGROUND:

A Relocation Plan has been prepared to guide the relocation of businesses, residents and nonprofit
organizations subject to displacement as a result of the proposed retail project. The Plan is included
as Attachment No. 1 to this report.

The Relocation Plan was prepared in September, 1997 and revised in April of this year. The
revisions were made to reflect the fact that the project site had been reduced in size as a result of
eliminating the proposed City parking structure from the project, and that the number of businesses
and tenants to be relocated was therefore reduced. It should be noted that since the time the Plan
was prepared there has been a significant increase in residential rents throughout the East Ray Area,
and that residential relocation costs are expected to be higher than estimated under the Plan.

The revised Plan anticipates the displacement of approximately four households, fourteen
businesses and one nonprofit organization. Staff? more recent estimate is that there are three
households, eleven active businesses and one nonprofit organization. One residence, the Harder
House at 753 A Street, is vacant due to major building code violations. The businesses include
three auto body or tire shops, one retail business (Baby Wonderland), one fast food restaurant (Der
Wieners&n&l), one bus station, one bar (the Turf Club), two office uses (a bail bondsman and a
chiropractor) and two in-home businesses. The nonprofit organization is the Legal Aid Society of
Alameda county.

Relocation of existing tenants is required to be offered after the Agency makes its first offer to
acquire the property. For those properties that a Developer acquires, relocation assistance is
required to be offered after both of the following occur: 1) after the DDA is executed, and 2) after
close of escrow. Acquisition efforts by American Stores Properties, Inc. (ASPI) have been
underway for some time on this project, and they will continue after the Disposition and
Development Agreement @DA) has been executed. In addition, ASP1 is expected to request the
Agency’s assistance to acquire certain properties that it has been unsuccessful in acquiring shortly
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after the DDA is executed. Staff intends to work with ASP1 to offer relocation assistance as soon
as possible in order to allow the maximum amount of time feasible to relocate the tenants. The
Relocation Plan anticipates that it may require four to six months to relocate the residential tenants,
and six to nine months to relocate the businesses. The development schedule allows for this amount
of time, assuming relocation activity begins in August. At a minimum the Agency will provide a
90day notice to all displacees.

The Relocation Plan researched the availability of single family, duplex and tri-plex type units,
because State Relocation Guidelines require that tenants be relocated into equivalent (or better)
quality units with the same bedroom count. The survey indicated that there is an adequate supply
of these rental units in Hayward. However, as previously mentioned rental rates have been
increasing throughout the area, and the current market is very tight. One of the households may
wish to convert his relocation payment to a home purchase down payment. Tenants interested in
homeownership will be made aware of the City’s First Time Homebuyer Program. Residential
tenants will be provided with payments to supplement the diff&ence between their current rent and
the calculated cost to replace their unit, for a period not to exceed 48 months. Displaced residential
households are eligible for a hunp sum payment at a minimum of $5,250. Additional payments
may be made depending upon income and the housing market. It is likely that the relocation
payments will be in excess of this amount. In addition to any rental assistance that they may be
eligible for, tenants will also receive a moving cost allowance and assistant ‘in finding a new
dwelling.

The stuvey of business rental rates indicated that most of the business tenants are paying below
market rents for their spaces, and that higher rents can be anticipated. However, some of these
costs, along with moving costs and the cost to ready a new location for occupancy, can be
reimbursed under the relocation assistance program. A business may also be eligible for a lump
sum “in-lieu” payment rather than payment for actual costs The maximum in-lieu payment is
$20,000. The costs to relocate business tenants are expected to vary widely due to the unique needs
of each business. For example, some businesses have fixtures and equipment which may be
appraised and purchased. The relocation agent will work with those tenants who wish to remain in
the area, and a particular effort will be made to find suitable space for the Greyhound bus &mitral
in the vicinity of the downtown BART station.

The Relocation Plan estimated that approximately $370,000 will be needed in relocation assistance
payments. ‘All relocation costs are to be paid by the Developer under the DDA.

In 1975, the Agency adopted the City’s Relocation Assistance Guidelines. These Guidelines
provide regulations regarding the relocation procedure, including an administrative review process
in the event that displaced tenants have a grievance regarding their relocation rights or payments.
Since 1975 a number of changes have taken place in State law pert&ing to its State Relocation
Guidelines. As a result, the attached resolution has been drafted to m-state the Agency’s intent to
comply with the State Relocation Guidelines as well as the provisions of California Redevelopment
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Law (CRL) pextahhg  to relocation. Fkcause this project has residential tenants, the CRL requires
that a relocation appeals board be appointed by City Council in the event that there are grievances
by residential tenants regarding their claims. Staff will bring a recommendation
boardintheeventthatan~isfiledbyaresidentialtenant.
prepated by:

.._AbiJb
J&ret Bartlett, Redeve&pment Director

Recommended by:

Approved by:

t
Jesiis Armas, City M~IE$$\

to form such a

Attachments: A. Relocation Plan - Lucky Stores Project

3
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REDEVELOPMENT AGENCY OF THE CITY OF HAYWARD

R E S O L U T I O N  N O .  RA-

Introduced by Agency Member

RESOLUTION ADOPTING A RELOCATION PLAN FOR
THE RETAIL DEVELOPMENT TO BE CONSTRUED ON A
SITE LOCATED BETWEEN “A” STREET AND “B” STREET,
ON THE WEST SIDE OF MISSION BOULEVARD

WHEREAS, on July 7, 1998, the City Council of the City of Hayward adopted
Resolution No. 98-129,  a resolution approving SPR 98-130-02, an application filed by
American Stores Properties, Inc. for a retail center development containing two buildings with
a total of approximately 86,982 square feet and parking at a site located between “A” Street
and “B” Street, west of Mission Boulevard and east of Atherton Street (“the Lucky’s Store
Project”); and

WHEREAS, American Stores Properties, Inc. has asked the Redevelopment
Agency of the City of Hayward to enter into a Disposition and Development Agreement for
the Lucky’s Store Project; and

WHEREAS, the Redevelopment Agency’s staff has prepared a Relocation Plan
for the Lucky’s Store Project, which the Agency Board considered at its July 21,1998, and
July 28, 1998, meeting; and

WHEREAS, the preparation of a Relocation Plan is required by Health and
Safety Code section 334111 when families and nonprofit local community institutions may be
displaced through theimplementation of a redevelopment plan.

NOW THEREFORE, BE IT RESOLVED by the Redevelopment Agency of the
City of Hayward that it approves the Relocation Plan prepared for the Lucky’s Store Project, a
copy of which is on file in the office of the City Clerk, as having been prepared in accordance
with the requirements of Health and Safety Code sections 33411 and 33411.1, part of the
Community Redevelopment Law; and

BE IT FURTHER RESOLVED that the Executive Director is hereby directed to
carry out the Relocation Plan prepared for the Lucky’s Store Project, in accordance with the
relocation regulations adopted by the Redevelopment Agency of the City of Hayward pursuant
to Resolution No. RA-76-06; with Chapter 16, Division 7 of the Government Code,
commencing with Government Code section 7260, and with the Relocation Guidelines adopted



by the State of California Department of Housing and Community Development, as these
provisions may be amended from time to time.

HAYWARD, CALIFORNIA , 1998

ADOPTED BY THE FOLLOWING VOTE:

AYES:

NOES:

ABSTAIN:

ABSENT:

ATTEST:
Secretary of the Redevelopment Agency
of the City of Hayward

APPROVED AS TO FORM:

General Counsel
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IATED RIGHT OF WAY SERVICES, INC.
,

April 29, 1998

Ms. Maret  Bartlett
Rkdevelopment Director
Departrbent  of Community and Economic Development
City of Hayward
22523 Main Street
Hayward, CA 945413011

Re: Hayward Lucky Stores Project
Relocation Plan

Dear Ms. Bartlett:

In accordance with our contract with the City, we have prepared a Relocation Plan to meet the City’s
requirements under Department of Housing and Community Development (HCD) regulations for
displacement on the proposed Project. This work has been prepared in accordance with HCD
guidelines. HCD Relocation Regulations will apply.

As part of the process, we have interviewed the businesses, individuals and families occupying the units
to be affected by the Hayward Lucky Stores Project.

Most occupants and birsiness owners were contacted in August 1997 and interviews were conducted.
The interviews provided information on households’ and businesses’ characteristics. The information
was then analyzed for statistical purposes. A revised analysis was completed in April 1998.

The residential occupants’ needs were compared with the housing available within the surrounding
community. The persons to be relocated are generally mixed income. Due to rent and income leveIs, a
Last Resort Program is required. The results of our investigation are contained in the following report.
Assurances can be provided that housing is available and can be made affordable; however, some
special circumstances apply.

Richanf  Ehrhnnit, SR/KA ’
Relocation Corm&ant /Appraiser

3496  BuskIrk Avenue, Suite 105 . Plaasani Hill, CA 94523 - (510) 947-5626  q Fax 947-2095
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Section I.

Data Sheet and Summary of Recommendations:

Project: Hayward Lucky Stores

Type of Project: Downtown Redevelopment - Mission Boulevard Betweeu “A” and “B” St.reets

- Total DisDhcement  -

Single Family Residence
OwnerOc4xpied 0
Tenanthupied 1
Vacant 0
Total Hoaseholds 1

Apartment Units
owlleroccupied 0
TenantOccupied 3
Vacant 0
TotaI Households 3

Single Room Occupants 0

Agricultural
Non-profit
Business

0
I

14 l

Total Households: 4
(Au !YP@

Total Businesses: 15

* Includes 2 in-home businesses.

Displacement Period: 199s - 1999 (porh’on)

Estimated Lead Time Require& Four to Six (6) mouths (minimum) resider&I occupants
Six (6) to nine (9) months (minimum) non-residential occupants

Recommendations:

Re-renting Acquired Propxty
Field O&e Required
LauguageAssistauceRequired
Last Resort Housing
Acquisition Priorities Needed
Occupant Eligibility Contacts

Yes

X
X
X

No
X
X
X
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A. Summaw  of Conclusions

1. Maximum units  displaced including all known design alternatives:

Single Family
condo unit!3
Aparbnent  units (Ihjkmishad)
Businesses (kiudes  2 in-home)
Non-profit
Rooming House (Furnished)

1
0
3

14 *
1

*

**

Overall  Total Units 1 19

Total Households 4
Residential Persms 9
Business Employees +* 61 **

Infomxttion  cm one business was not available. For purposes of this report, it is
counted as single employee. One business is temporarily closed, however, it has
been included iu this report. _

llis includes  five (5) employees of the nan-profrt  agency.

3. Adequate Rekation  Resources Exist For:

4.

5.

Yes No
Tenant.+Residdai x -
Business x -
Non-profit x -
Agricultural NIA -

‘Ihe displacement neighborhood ad relocation areas are comparable in terms of
amenities, public utilities, accessibility to public services, transportation and
shopping fIKi&.ies.

Yes & No-

The Relocation Resources are af%rdable to displacees given the use of
replacement housing and rental assistance payments.

6.

7.

Eligible Yes X No-

Are there other public projects in the area that will displace other fkmilies or make
additional housing available concurrently with the subject Project?

Yes _ No&

The City’s Relocation Program is adequate to successfully relocate all displacees.

Yes x No-
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II. Project Assurances:

A. It is the policy of the City of Hayward that:

There will be available or made available, sticient comparable replacement housing to
permanently rehouse the displacees.

No Pre-acquisition occupant will be required to relocate until at least one (1) comparable
replacement housing unit has been made available to the household.

No Post-acquisition occupant will be required to relocate until at least one (1) adequate
replacement housing unit has been made available to the household.

At the time of service of the ninety (90) days notice to vacate, at least one (1) comparable
unit will be presented to each fully eligible residential household that is being displaced
Referrals to additional units may be provided upon request.

The City’s appraisal, acquisition and relocation assistance plan is adequate to provide
orderly and timely relocation of all persons and businesses to be displaced.

Payments and benefits  as rquired by the Uniform Relocation Assistance and Real
Property Acquisition Policies Act of 1970 as amended will be made.

B. This analysis and plan was originally prepared in September of 1997. Subsequently, the
Agency revised the project boundaries and eliminated several parcels with nine (9)
residential units and three (3) business occupants. The report was mod&d in April of
1998 to reflect these reduced numbers. The conclusions remain the same.

4
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III. Project Data:

A. Pumose of Study

The purpose of this Plan is to provide the City of Hayward Community and Economic
Development Department (CivJ,  the community of Hayward (Community), local agencies
and the public with summary aud statistical information regarding the impact of the
proposed Hayward Lucky Stores Project. Specifically, this Plan is concerned with
potentkl problems caused by the loss of existing structures and displacement of the
residential and non-residential occupants by the Project.

B. Limits and Pumose of Proiect.

The Project is located in downtown Hayward along one of the main thoroughfares in town.
The Project is designed to continue the redevelopment of downtown Hayward with the
development of a 62,000 square foot Lucky supermarket plus ancillary retail. The project
will be located on a 5 acre site in dowmown across from the new civic center. The area
afkcted by the Project can be more clearly seen on the Project Location Map.

C. Basis of Findims

The sources used in the preparation of this study were both primary and secondary in
nature. They included:

1. City of Hayward - various departments
2. Newspapers
3. Hayward Chamber of Commerce
4. Local Realtors
5. Interviews with property occupants
6. Interviews with property owners
7. Association of Bay Area Govermnents
8. Alameda County Multiple Listing Service
9. California Dept of Finance

D. Relocation Assistance Promun CRAP)  Stafiine Needs

Fiscal Year of Displacement 1998 -1999. Approximately four (4) residential households
and approximately fourteen (14) businesses will require relocation field services in
accordance with this relocation plan (Two businesses are “in-home ” and are subject to
verification.) Additionally, one nonprofit organ&&n  must be moved.

In order to maintain a high level of service to those being displaced and to expedite
relocations including valuation studies, an estimated two (2) qualified outside consultants
will provide the necessary relocation field services for this Project.

5
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*

E. Estimated Relocation Costs

The following relocation capital cost estimates are provided for Project fkasibility  and
budgeting purposes only. They should not be interpreted as firm “not to exceed” or actual
entitlement costs. The figures are estimates only based on the best judgment and
experience of the writer. The figures do not include “soft costs” i.e., f= and payments
necessaryto implement the relocation program.

* Businesses - Fourteen (14)
(Assumes 2 in-home businew
Displacements)

ResidentialOccupants
(Rsumes  fill 0ccUpancy)

Range

LOW

$200,000

High

$305,000

Most Likely

$260,000

s 90,000 $120,000 $110,000

$290,000 $425,000 $370,000

One (1) business is closed at this time; however, fbr the purpose of this report, the business has
been included in the calculations.

6
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IV. Area Characteristics:

A. General Information on Communitv

Hayward is located in the heart of Alameda County between Oakland and San Jose. The
City lies 25 miles southeast of San Francisco, 14 miles south of Oakland and 26 miles
north of San Jose.

Hayward is a central hub of the Bay area. The resources available are typical of a large
city. Business in the downtown area consists of retail stores, auto dealerships,
neighborhood shops, food chains and restaurants. Southland Mall is one of the major
shopping areas within the City, serving Hayward and South County. There are two major
colleges, Cal State University and Chabot College. Medical facilities include two major
hospitals and several smaller medical centers.

Hayward is the second largest source of employment in Alameda County. Major
employers include the Hayward School District, Mervyn’s,  Kaiser Permanente Medical
Center, California State University, Chabot College, Pacific Bell and the City of
Hayward.

Hayward is situated at the intersections of Interstate 58Ol880  and Highways 92l238.
Transportation is served by two BART stations, AC Transit, SAMTrans  and Greyhound
bus systems. The Greyhound bus terminal is located in the Project area. Two Southern
Pacific Railroad lines and one union Pacific Railroad line serve the area. Air travel
includes the Hayward Air Terminal, a major civil airport serving the Bay Area, and
Oakland Intemational Airport.

The population of Hayward is just over 123,900 according to estimated figures. This
represents approximately a 1.4% increase in population over the last three (3) years. The
1994 Census shows a population of 122,584. Ofthis figure, 5 1.2% are Caucasian, 23.9%
are Hispanic, 9.4% are Black, 14.6% are Asian/Pacific Islanders and 9% are other. The
Califbmia  Department of Finance reports a 4.97% vacancy rate for all types of housing
in Hayward.

B. Proiect  Area Characteristics

The Project area lies within the limits of the redevelopment area of the City of Hayward.
The downtown area is undergoing a i&lift.  To preserve downtown’s historic character,
many old buildings are undergoing extensive restoration. (A map showing the
Redevelopment Area within the City of Haywardfollows this page.) The area is a mix of
commercial and residential uses. Residential uses include two (2) single family residences,
a rooming house and a triplex. Within the Project area, there are eighteen (18) businesses
and four (4) residential units. The businesses consist of a bar, retail stores, service
businesses, auto repair and tire store and one (1) nonprofit.

The Project area, both on “A” Street and Mission Boulevard, is a heavily traveled route
used by both residential and commercial traffic. “A” Street is a main thoroughfare
heading easterly through Hayward. It meets Foothill Boulevard after crossing BART
tracks and Mission Boulevard.

7
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Residential and Commercial units are all older buildings. A new 127,000 square foot
civic center adjacent to the Project area is scheduled fix completion in December of 1997.

c. DisDiacement  Area

The project is located on Mission Boulevard between “A” and ‘8” Streets and it is
bordered to the west by Montgomery Street, the south side of “A” Street and the north
side of ‘B” Street.

The displacement area impacts two (2) heavily traveled roads; “A” Street and Mission
Boulevard, Residential units are located on both “A” and “B” Streets. Commercial units
are located along Watkins Street and Mission Boulevard.

D. Housine Characteristics

The study area lies in a mixed commercial and residential area. The single family
residential units located on “A” Street are surrounded on either side by commercial
businesses. The units on “B” Street are located on a residential street; however, there are
businesses on the east end of “B” Street.

Single family residential units along “A” Street are all older structures (40-50years).  The
low density apartment units and a rooming house, located on “B” Street, are newer units
(20-30years)  . The 3-unit apartment house has been completely remodeled.

E. Zoning. Land Use and Develomnent

There are two (2) commercial zoning designations witbin the Project area. The
commercial zoning designations are as follows:

Central City Commercial Subdistrict (CC-C) and Special Design Overlay District (So)

Central Citv or CC District KC):
The purpose of the Central City District is to promote the development of the downtown
area as the central area of the City for business, governmental, cultural, Snancial,
residential, office and entertaimnent  uses.

Central Citv - Commercial Subdistrict KC-CL
The purpose of the Central City - Commercial Subdistrict is to establish a mix of
business and other activities which will enhance the economic vitality of the downtown
area. Permitted activities include, but are not limited to, retail, office, service, lodging,
entertainment, education and multi-Gmily residential uses.

Special Design or Overlav District LSD):
The Special Design Overlay District was created to provide for the conservation and
compatible development of areas witbin the City. Special requirements apply in addition
to the requirements of the underlying district and other design and development
performance standards, including the provisions of the historic Preservation Ordinance.

9
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‘B ” Street (Ttipler)

“‘A “Street (single Family Residence)
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‘:4 ” Street &Tommercial  Businesses)

Corner of “B ” and Watkins Streets (Bus Tetnzina~
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Watkins Street Non-prcjg

Comer of ‘il ” and Watkins Streets (Fast Foon)
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Mission Boulevard (Retail Business)

Mission Boulevard (conlmercial  Business)
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V. Project Displacement:

Occupants Displaced

Reside&al 10
Business 61
Non-profit 5
Agricultural 0
Total 76

The table above depicts the number of occupants and/or workers in the residential and non-
residential units to be displaced. The two (2) in-home businesses have been included as residential
occupants.

A. Residential

A field survey was conducted during the month of August 1997.

Housing Units
Type and Number of Housing Units Affected

Building Type Number of Units

Single Family Residential
Vacant - SFR
Rooming House
Vacant - SRO
Apal-hIleIltS
Vacant - Apts.
Total

The following table shows the characteristics of those households which may be displaced.

Bedrooms

Unit Si Households

One Bedroom
Two Bedroom
ThreeBedroom
Total

15
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Age Distribution
Age /Sex Characteristics

-4F Female

o-5
6-10
11-18
19-24
25-35
36-50
51-64
64+
Total

Male

6 9

The younges& occupant is two (2) years of age. There are four (4) children in occupancy
eighteen (18) years of age and younger.

Length of Residency

Tie in Residency Households

LessthanlMonth 0
L,essthan3Months 0
LessthanlYear 0
1year+ 1
zyear.s+ 3
Total 4

Length of occupancy was measured Corn the interview period in August 1997. Overall, the
occupancy period for most residents is relatively long, in excess of two (2) years.

Employment Status

Employed
Unemployed
Self-employed
Student
AFDC/Welfare
Retired
Total

Households
3
0
0
0
1

4

16
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Employment ~CJAWIJ

Location Tenants

Hayward
San Frauciw
East Bay
Total

The employment areas for the tenants are in various areas of the east Bay. One tenant is
employed in San Francisco. Two of the occupants are self-employed and work at home.

Household Income (monthly)

Income Households

$ 0 - 250 0
251 - 500 0
501 - 750 1
751 - 1,000 0

1,001 - 1350 1
1251 - 1,500 0
1,501 - 1,750 0
1,751 - 2,000 1
2,001 - 2,250 0
2,251 - 2,500 0
2,501 - 2,750 0
2,761 - 5,000 1
Tti 4

incomes vary. Two (2) families are selfemployed and income varies.

Mode of Travel Tenants

(2% 4
BART 1
Bus 0
Bike 0
Walk 0
Total 5

Although the majority of households have their own transportation, some expressed the
convenience of BART and local amenities that are within walking distance of their homes.
The tenants  use more than one mode of transportation.

17
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Neighborhood and Housing Likes
(why do you like or choose to live here?)

Reason Responses

Cost of Housing
Employment (Close iy)
Schools (Includes Colleges)
Friends/Family in the area
Long time residence
Like house
Convenient to shopping
Like the neighborhood
Only place available
Comenient  to Public Transportation

Most tenants had more than one reason fbr choosing to, live at this location. All the
occupants interviewed indicated that the convenience of the location to public
transportation and BART, and affordability of housing were the major reasons they had
chosen to live there.

Area of Preference for Relocation

Location Responses

Hayward
San Lorenzo
Castro Valley
Undecided

Most occupants expressed a wish to remain in Hayward. One (1) household had two
responses. One (1) tenant indicated that he would consider other local communities and
two (2) tenants were undecided.

Ethnic Distribution

Group Number (Households)

HispaniC 1
Black American 1
Caucasian 1
Asian 1
Total 4

Head of Household

There are four (4) single heads of household including three (3) female heads of household.
Two (2) tenants are included as one combined household.
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Overcrowding

No overcrowding was noticed.

Rent Subsidies

One (1) household anticipated a reinstatement of rental subsidy to Section 8.

Monthly Rental Rates

Some of the occupants feel that they are paying below market rents for their units. These
households reported that the affordability of housing was one of the main reasons why they
chose this UT& as their home.

Rent
W-WV)

Households

301 - 350 0
351 - 400 0
401 - 450 1
701 - 750 2
751 - 800 0
801 - 850 0
8.51 - 900 0
901 - 950 1

Total 4

One (1) household shared the rental cost.

Households With Pets

Two (2) of the households reported that they have pets.
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Summary of Residential Occupants

Of the four (4) households potentially impacted by this Project, one (1) occupant refused
to be interviewed. However, some inkmation on this household is included here which
was secured form secondary sources.

Most of the occupants interviewed expressed a desire to remain in the same
neighborhood, especially those who depend on public transportation and BART. Other
occupants reported the proximity to their employment is an important reason for wishing
to remain in the community.

It is considered that there are adequate resources for residential relocation within the area.
Two (2) of the households are considered low income, another is moderate. The
occupants are either selkmployed,  employed or on Aid to Families with Dependent
Children (AFDC). Income information will be verified at a later date for purposes of
calculating entitlements under the relocation program so as to test affordabihty using the
25% rule.

The total project residential displacement is made up of one (1) single family residence in
poor condition and one (1) 3-level triplex.
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Tenant Occupied Needs

Table I

Hayward Lucky Stores Project

Housing Type: Low-ahsity Residential (Triplex)

N - Total Project Needs
A - Units Available

City of Hayward

Number of Bedrooms

* All three units in the triplex are very large and have additional rooms. These units may be
compared to larger replacement housing or a single detached home.
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Tenant Occupied Needs

Table II

Hayward Lucky Stores Project

Housing Type: Single Family Residential

N - Total Project Needs
A- Units Available

City of Hayward

Number 0; Bedrooms

The occupant  is low income.
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B. Business Displacement

There are fifteen  (15) business establishments impacted by the Project including two (2)
in-home businesses and one (1) non-profit. One business in the Project area is closed and
one business refksed to be interviewed; however, they are included in this report.

The businesses afkted are located on the west side of Mission Boulevard and Watkins
Street, the south side of “A” Street and the north side of ‘3” Street. These businesses are
subject to City regulations.

Business Units
Type and number of Business Uniis Affected

The following statistical information shows the nature of business space occupied and the
type of businesses impacted by the Project.

Business Type

Auto Body/Tire Shops
General Retail
Fast Food
oflice
Bus Station
I-aunQy

Number of Units Business Type Number of Units
@W=~@4 (Displacement)

3 Bar * 2
1 Video 1
1 Non-Profit 1
2 In-home 2
1 Total 15
1

* One bar is closed. As of April 1998, the video store appears closed.

Displaced Businesses
Business Space Occupied

Sii of Business Space
CG-  W

0 - 250
250 - 500
501 - 750
751 - 1,000

1,001 - 1,500
1,501 - 2,000
2,001 - 2,500
2,501 - 3,000
3,001 - 4,000
4,001 - 5,000
5,001 + -

Total

Number of Businesses

3 *
0
0
3
2 **
0
2
1
1
2
1

15

*
**

Two (2) are in-home businesses. One (1) business will relocate to home.
Two (2) businesses are temporarily closed.
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Years Business in Operation at Displacement Site
(Displaced Businesses Only)

Number of Businesses Number of years
5* o-5
3 6-10
2 11-15
0 16-20
1 21-25
4 26+

Total 15

* Two (2) ofthese businesses are in-home businesses.

Several of the potentially displaced businesses have been in operation at the displacement
site in excess of twenty (20) years.

Number of Employees at Business Displacement Location

Number of Businesses Number of Employees

3 1
1 2
2 3
1 4
1 ** 5
2 6
1 7
1 11
1 12

Total 13 (Two  in-home businesses  are not counted here)

Two (2) businesses are temporarily closed. (No count)

** One (1) business is a non-profit.

Monthly Rental Rates
(Displaced Businesses Only)

Monthly rental rates vary and information was not available for one (1) business. One (1)
of the businesses is an owner occupant. Two (2) businesses are home-based. One (1)
business rent is 33-35%  of gross sales.

24



ARAMS
Pleasant Hill, CA

Summary of Business Displacement

Fifteen (15) businesses will be impacted by the Project.

The remaining businesses displaced by the Project are a bar which has been in existence
for over sixty (60) years, a bus terminal which has been in existence over twenty (20)
years, a fast food business, two (2) auto body shops, a tire express, a laundry and one (1)
retail enterprise. All the businesses tend to be small and local in character. The non-profit
is community oriented as is the bus station.

Two (2) of the businesses have existed at this site for over thirty (30) years; one business
over forty (40) years and one (1) over sixty (60) years.

C. Non-Drofit  DisDlacement

The Legal Aid Society of Alameda County, a non-profit agency, has been located on the
site for over twenty (20) years. One (1) space in the building is occupied by the property
owner for his business use.

D. Parkine and Other Imoact
\

None

E. Hazardous Waste Sites

Some of the displaced businesses, such as the auto body shops, may use toxic substances
which typically leave a residue of toxic and hazardous wastes. However, none of the
interviewed businesses s&ted they used toxic substances.

As of this date, there is no known evidence of soil contamination in the Project. However,
separate studies may identify these problems and any hazardous materials discovered will
be mitigated as required by law.
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F. Summary of Disolacement
(Residential and Business Units)

Building Structures Displaced
Residential

Low Density units (Tripler)
Single Family Residences

units  Dispked
Business
Non-profit

Households Displaced

People Displaced
Residential
Non-residential *
Noqrofit

Total

9
56

5
70

* Two (2) in-home businesses are included as residential displacements. Several buildings
wntained more  than one (1) tenant/occupant.
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VI. Competing Displacement Needs:

The subject area has fixr (4) potential residential displacements and fourteen (14) business
(including two (2) home-based businesses) displacements. In addition, there is one (1) non-profit
organization for a total offSteen (15) business displacements.

According to the City of Hayward, there are no known competing displacements at the time of the
writing of this report.
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VII. Relocation Resources Area:

Displacement of businesses and residential occupants will occur in downtown Hayward as a result
of the City of Hayward Lucky Stores Project. This area is a mixed-use area with both residential
and business uses.

Most residential and business displacees, when interviewed, expressed a desire to stay within the
immediate area. Some displacees expressed a willingness to consider relocation areas outside of the
city limits.

Commercial

Hayward is a large city and most resources are within the City boundaries. The downtown area has
several commercial and retail vacancies. Both Foothill and Mission Boulevards have large
commercial strips stretching from Oakland on the north to Union City and Fremont on the south.
Southland Mall,  a large retail center in the western part of Hayward, supports several commercial
enterprises. The Hayward airport is a major center for office and industrial use. Additional
commercial space is available along the 880 Freeway corridor.

Residential

A large number of single family residences are located in housing tracts in the area surrounding
Southland Mall. The Hayward Hill area above Foothill Boulevard, close to the University, is an
area of dense single family housing. Multiple residential units are scattered throughout the City and
into the neighboring communities of San Leandro, Castro Valley and Union City. The South
Hayward BART station is located close to Mission Boulevard and Tennyson Road in close
proximity to several residential areas. Resources are broadly available.
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VIII. Relocation Resource Availability:
A. Residential

1. Resource Data

One objective of this report is to determine whether suitable replacement housing is
available for those persons being displaced. The persons displaced fall into two (2)
basic categories: tenant occupants of single family residences and tenant occupants of
low density residential housing.

The housing stock of the area gives us an indication of the type and potential
availability of housing for residents. According to a California Department of Finance
Report, official State estimates are as follows: 49% of housing in Hayward is
“detached” housing, 7% is “attached” single fbmily housing; 7% is classi6ed as two
to four (2-4) units (low density housing); 32% is classifmd  as 5+ (high density) and
5% is mobile homes. Housing units total over 44,000. Figures for the surrounding
communities, all of which are in Alameda Comty, can be seen in the Table shown

2. Vacancy

The rmmber of units available for the displacees  was investigated. Vacancy factors or
rates can give a general indication of the overall availability of housing. According to
the California Department of Finance, estimates for vacancy rates in Hayward show a
vacancy factor of just under 5% inchrsive of all types of housing.. Of Alameda
County, Emeryville and Oakland have the highest vacancy factors of 11.36% and
6.07% respectively. In actual numbers of housing  units available, a 5% vacancy rate
for Hayward translates to thousand two hundred and two (2,202) units available as of
January 1,1997.  Please note that these figures are estimates of housing units and do
not necessarily relate to current housing availability.

3. Market Research

In addition to more structured tiormation, contacts were made with persons in the
real estate market. From these umtacts, it could be ascertained that the market is
ongoing and provides a reasonable supply of units for rent and/or purchase on an
overall basis relative to the size of the Project. Rents do not appear to have changed
signi&antly  over the last year, but are increasing.

The practical availability of rental housing is usually depicted by units advertised for
rent. Since the displaced units are single family and low density units, the most
extensive rental advertising, for Hayward and surrounding communities, is in The
Daily Review. A spot check of actual available rentals was also conducted. A number
of unadvertised rentals are available consistently. The newspaper classification
“Apartments” was not included in this study.

Advertising can be misleading to some extent due to units being advertised
continuously and sometimes even past the point they are already rented. In order to
avoid this factor, and to allow fat turnover of units, a selective amount of advertising
dates were used. Eight (8) issues of The Daily Review were surveyed over the last
eight (8) months. Figures horn these were tabulated which includes the months of
January through August of 1997.
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City / County population Estimates with Annual Percent Change

January 1,1996 and 1997

county
City

Total Population Total Population
111996 in997

Percent
Change I

California 32,223,OOO 32,609,OOO 1.2

Alameda County 1,356,300 1,375,900 1.3
Alameda 78,300 76,300 2.6
NbY 17,100 17,300 1.2
Berkeley 104,700 105,900 1.1
Dublin 26,250 26,750 1.9
Emeryville 6,450 6,525 1.2
Fremont 188,000 192,200 2.2
Hayward 122200 123,900 1.4
Livermore 65,500 67,800 3.5
Newark 40,000 40,450 1.1
Oakland 383,900 3 8 8 , 1 0 0 1.1
Piedmont 11,150 11,300 1.3
Pleasanton 58,800 59,800 3.5
San Lear&-o 71,600 72,600 1.4
Union City 58,400 59,700 2.2
Unincorporated 125,100 127,300 1.8
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City / County Population and Housing Estimates
January l,l!B7

Omial State Estimates
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The two (2) tables following show availability of housing for two (2) types of housing; tenant occupied, low-
density housing (2-4 units) and tenant occupied single family housing.

Housing Availability
Table .- I A

Source: The Daily Review

January through August 1997

N - Total Project Needs
A- Units Available

City of Hayward
(Hayward and Surrounding Communities)

Townhouse, Condos and plexes

Low Density Housing I

1,001 - 1,050 3 4 3
1201 - 1,500 1 0 3

Total 0 46 36 8

Note: Data is from one day/month.

Hayward plexes and condominiums were reviewed for availability.
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Housing Availability
Table - HA

Source: The Daily Review

January through August 1997

N - Total Project Needs
A- Units Available

City of Hayward

Single Family Residences I

Note: Data is from one day/month.

There is an adequate supply of two (2) and three (3) bedroom, single family homes available in the
Hayward area; however, many advertisements specifically exclude Section 8 recipients.
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B. Non-residential

1. Description

There are a total of fourteen (14) businesses and one nonprofit business
potentially impacted by the Project. Two (2) of these are “in-home” businesses.
Other businesses impacted by the Project are a bar, bus terminal, service oriented
and retail businesses.

2. Replacement Locations

Most businesses, when interviewed, indicated they would like to stay within the
downtown area. The majority of businesses have been in existence for a number of
years and have built up ~local clientele. It is important to them, therefore, to
relocate locally.

All business tenants pay below market rents for their spaces, some as low as
$0.25lsf*  - $0.3O/sf.

A survey of the local market indicates spaces available for $0.65/sf.  and upwards.
Some new rental space is being marketed at $lSO/sf  to $1.85/sf.  However,
available space within downtown Hayward, for some of the businesses, is limited
and survey of a larger resource area, the airport area and freeway corridor may be
necessary to locate replacement business locations.

There are a fbw listings in The Daily Review fix office and retail space. Most
available rentals were found by driving the area. Efl%rts  to seek out these kinds of
spaces for lease will be ongoing. A number of “for lease” sigus appear throughout
the area.

It can be anticipated that higher rents will be incurred. However, some of these
costs, along with conversion costs, can be reimbursed under the relocation
assistance program to a maximum of $10,000.

In addition, businesses are eligible for actual reasonable moving costs of personal
property. Given a reasonable time period in which to look, most businesses in this
Project will be able to find replacement sites, although the some may require more
time to locate replacement spaces. The bar will have difficulty as will the
Greyhound Bus Terminal.

3. Rental Rates

Local Realtors indicate that leases vary from %0.65/sf.  to $1.85/sf.  depending on
the size of space available and the type of lease offered. These rates are higher
than the rates currently paid by the businesses in this Project.
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C. Summarv  of Availabititv  and Correlation

This section of the report correlates the housing needs of those persons being displaced
with the general availability of similar housing units. Unit type, condition, location and
rental rates are the most significant elements considered.

Tables IA and IIA provide the availability indicators for comparison with the units of
displaced persons (needs) shown in Tables I and II. This comparison becomes a “needs”
vs. “will have” tabulation which is shown in Table IB and IIB.

As Table IB shows, there is an adequate supply of one (1) bedroom and two (2) bedroom
low density housing units iu the Hayward area.

Table IIB shows an adequate supply of replacement single family residences for one (l),
two (2) and three (3) bedroom homes. There appears to be a greater supply of three (3)
bedroom single family residences available on the market over the last few months at
slightly higher rental rates. Rental prices range from $75O/month  to !§1,5OWmonth  with the
highest volume of rentals between $800 aud $950 per month. One (1) tenant in the project
who occupies a three-bedroom apartment has sufficient income to buy a home. If he should
decide to do so, there is ample supply of two and three-bedroom homes for sale available
in Hayward. Relocation benefits allow conversion of any rental supplement to a down
payment.

Although there is a more than adequate supply of housing to meet the needs of the four (4)
households, special needs will affect some of the availability. Anyone dependent on public
transportation or proximity to the work place will have more difllculty matching their
specific needs. Overall, given a reasonable time period to seek housing, an adquate supply
is available especially considering rent supplements available.
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Needs vs. Housing Availability
Table - IB

Source: The Daily Review

January through August 1997

N - Total Project Needs
A - Units Available

City of Hayward
Townhouse, Condos, Pkzs

I Low Density  Housing

400  - 450 1
451-  500 1 1
501 - 550
551- 600 I 1
m1-fi5n 4 1___ ___ I

651-700 1
701 - 750 1 8 5
751 A

Vote: Data fir availability selected for one day/month.  More supply would be anticipated.
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Needs vs. Housing Availability
Table - IIB

Source: The Daily Review

April through July 1997

N - Total Project Needs
A- Units Available

City of Hayward
@@ward and Surrounding Cornnumtiies)

I Single Family Residential

500 - 550
551- 600
601- 650
651- 700 2
701- 750 2

I 801-  851- 850 900 I 911  51 21 1 1

I
I

901 -950 I 4 1 31 I
951- 1,000 I 41 51 8I 1,001  1201 - - 1,200 1,500 I 1 I I 21 91 9

1 Total I 321 1 241 0 17 1

Note: Data fbr  availability selected for one day/month. More supply would be anticipated.
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IX. Relocation Plan:

A. General

The Relocation Plan provides the basis and background for providing the orderly, timely
and efficient relocation of persons and businesses within the Project as previously defmed.
Although this plan is being prepared before formal displacement occurs, market conditions
are not anticipated to change significantly to change the conclusions of this study. The
Redevelopment Agency of the City of Hayward will continue to monitor local housing and
real estate market and adjust this Plan and other related processes as necessary to provide
the assistance necessary to Project displacees and minimum disruption to the community
as a whole.

There currently exists sufficient replacement housing in Hayward and neighboring
communities for displacees in this Project.

There are sufficient replacement locations for those businesses being displaced in this
Project given a wider resource area. It must be noted however, that the availability of
spaces fbr lease will involve increased costs of operation due to higher rents.

The Agency has a program to assist residential occupants being displaced. For tenant
occupants of residential units, the regulations allow a rental assistance payment up to a
maximmn of $5,250. Under HCD guidelines this payment equates to approximately $110
per month supplement.

Some payments for relocation assistance may be in excess of the basic program limits of
$5,250 for renters. In those cases, the Agency is prepared to take whatever action is
necessary to make additional payments as required by State or Federal law to provide
housing as a “Last Resort” in order to proceed with the Project. In order to accomplish
this, the Agency will implement the Last Resort Housing Program of additional payments
necessary to provide funds as required in excess of the basic program limits in order to
successfully relocate the residential displacees.

Non-residential eligible displacees are not covered under the provisions of the “Last Resort
Housing Payments Program. Each eligible business will receive applicable benefits as
outlined in State and Federal Law.

Each household and business will be made aware of their rights, entitlement and eligibility
under the Relocation Act. Each displacee will be notified in person of the services
available to them such as:

1.
2.
3.
4.

5.
6.
7.
8.

An explanation of the program;
The provision of claim forms and assistance in filing claims;
Calculation of their monetary entitlement for residential displacees;
Assistance in locating a new property, including physically assisting in showing
properties to the displacee;
Performance of required residential Decent, Safe and Sanitary Inspection;
Assistance in preparing an appeal;
Assistance in setting up a rental/purchase agreement if requested;
General advisory assistance on the program.
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A written statement as to the entitlement of each displacee will be made. For residential
occupants, it will include at least one (1) re&ral  to a replacement housing unit before any
notice to vacate is given. Referrals and assistance will be given, as appropriate, to those
households needing assistance. Personal contact will generally be used.

All residential tenants will receive the appropriate relocation booklets with translation as
applicable. The relocation assistance program and bene&s will be reviewed with each
displacee at the time of the first relocation assistance call as needed.

The level of assistance for each household or business will be determined by the needs of
the displaced household/business, in coordination with the overall Project work load and
program-

Businesses will be provided with referrals to replacement sites or locations upon request.
Assistance in the inventory of tenant/occupant owner fixtures or equipment will be
available. Abandoned personal property, under certain conditions, may also be purchased
under tangible loss of personal property rules.

It is the policy of the Agency to provide maximum assistance where appropriate. Each
business a$ household will be handled separately to ensure that the needs of each
displacee are met and that the relocation is accomplished smoothly without undue hardship
to those  aflbcted.

B. Residential

A suEGent supply of rental units will become available over the displacement period
within the relocation area to accommodate the needs of those being displaced. However, in
most cases, the rental rates are above those rates they are currently paying. Rental
replacement housing payments are esGmated to run from $5,000 to over $30,000 for a
household. Most occupants who are low income will qualify for “Last Resort Housing”. In
these instances, calculations are based on 25% (State) of household incomes. This range of
replacement rental housing payments will vary with the availability of the units and the
actual rental rate of the unit at the time of displacement. Any monies disbursed under the
provisions of the “Last Resort Housing Program” may be paid to a third party in the name
of the displacee. This could be a landlord or management company. Lump swn payments
up to $5,250 will be made to the displacees upon their request.

1. Special Problems

Occupants generally want to be close to BART. Several of the subject units  are
larger than typical. At least two (2) households have pets.

2. Relocation of Non-eligible Occupants

Displacees  who have not been in occupancy long enough to be eligible for full
supplemental benefits, will receive advisory assistance only in locating a
replacement dwelling. There are no known occupants who fit this category at this
time.
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C. Non-residential

1. Actual Moving Expenses

Businesses will be provided with monetary bene&s for the moving of personal
property to their new locations. This is a separate entitlement which includes the
removal, transportation, re-cormection  and/or reinstalling of trade fixtures and
equipment. This category does not include the relocation of items purchased as
fixtures or equipment.

2. Search Costs

Search expenses in locating a new business location may be reimbursed with
documentation. The maximum allowance for this expense is $1,000.

3. Re-establishment Costs

There is also a provision to cover m-establishment costs at the new location. This
benefit has a maximum payment of $10,000. This benefit can be used for a broad
range of needed costs including increased operating costs.

A business may be eligible for a fixed payment under the “In-Lieu” provision,
which has a payment range of $1,000 to $20,000 depending on the existing
earnings of the business and the Agency’s determination of the eligibility. Certain
support data is required.

a. Special Problems

The auto-related businesses may require maximum lead time to locate new
spaces although each has a current possible space. The bus depot needs to
stay close to BART.

D. Lead Time

It is recommended that a minimum of four (4) to six (6) months be provided from the first
o@rs) to residential displacees in order to find adequate replacement dwellings. It is also
recommended that a minimrmr of six to nine (6-9) months be provided to the business
displacees in order to find replacement sites. The total displacement period is
recommended to be nine (9) months. With adequate StafEng,  and timely offers, the Project
displacement will occur in an orderly fashion.

E. Re-rental and Clearance Policv

This report recommends a policy of no re-rental of the units on this Project after
acquisition and initial relocation. It is recommended that clearance follow the relocation
process very closely. The introduction of non-eligible residential tenants would be
impractical and would create possible relocation difhculties.

45



JKR/myS
Pleasant Hill. CA

F. Summarv  of Relocation Assistance Proeram

In relocating the households and businesses to be displaced, full advantage will be taken of
all resources available to efkt the successful relocation of those concerned. These
include, but are not limited to:

Residential

All households will be provided with advisory assistance This includes, but is not limited
to, the distribution of available rental listings and available housing units for saIe specific
to their needs and assistance in securing a replacement dwelling.

All eligible households will be provided with moving assistance payments. This
may be in the form of a fixed/schedule moving payment or a move by an
authorized household mover.

1. Rental Units

Those currently in msidmce will be provided with Relocation Assistance housing
payments to supplement any difference between the price they are paying for
their rental unit and the calculated cost of their replacement unit. Rental
households will be advised that they may convert any rental supplement payments
to a down payment fbr the purpose of purchasing their replacement dwelling.
Exercising of this option is contingent on each household’s ability to qualify for
the needed financing ai their replacement unit.

2. Owner Occupants

There are no owner-occupants at this time.

3. Non-residential

Business owners will be entitled to all benefits under the Uniform Relocation
Assistance Act which includes, but is not limited to:

Moving and Related Bxpenses
Business Re-establishmezn  Costs
Replacement Search Costs
Loss of Tangible Personal  Property

or

In-Lieu Payment

and

Advisory Program

Appeals Process
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G .  Summarv

All eligible displacees can be successfully relocated given sticient lead time and
contin~g availability. In the case of residential displacees, it is recommended that there is
a minimum lead time of four to six (4-6) months to relocate. Jn the case of non-residential
displacees, it is recommended that there is a minimum lead time of six to nine (6-9) months
to relocate.

Payments in excess of the basic program limits will be required in the case of all occupants
to make available comparable replacement housing units.

Any persons aggrieved over their relocation payments have rights of appeal. All persons
displaced will be advised of this right.

H. Loss of Goodwill

Any business may be entitled to claim Loss of Goodwih under the Eminent Domain Code.
This is an acquisition matter and NOT an allowed payment under relocation assistance
regulations. Adequate notice will be given to each business as to the applicable process.
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X. Last Resort Housing Program:

For this Project, there exists an adequate supply of housing units within the relocation area for
most occupants. However, in order to make those units available to some displacees, payment in
excess of $5,250 for renters may be required. Any monies disbursed under the provisions of “Last
Resort Housing Program” can be paid to a third party in the name of the displacee.

Current State law and HCD regulations allow increased supplemental rental and housing
replacement payments. The valuation process by the three comparative method is suflicient
evidence and support to allow approval of the Last Resort payment. Section 6139 specifically
allows the use of replacement housing payments exceeding the statutory limit of $5,250. The
guidelines also allow lump sum payments or at the discretion of the displacing Agency, an initial
lump sum of $5,250 and periodic payments not to exceed a period of forty eight (48) months. The
HCD changes were e&ctive September 12, 1997.

Under current regulations, the guidelines require an affordability test at 25% of gross income. The
test will change to 30% after January 1, 1999. The supplement period will be reduced from forty
eight (48) mouths to forty two (42) months. For this project, the 25% rule and forty eight (48)
months applies.
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